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Section 1: San Marcos Unmet Needs Assessment

Introduction

The City of San Marcos, Texas was inundated with historic flash and river flooding in Hays County on two
separate occasions within six months of each other in 2015.  

The first event, now called the 
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The powerful waters of the All Saints Day flood struck Cypress Creek in Wimberley, the Blanco River, and
the San Marcos River, causing additional property damage and delaying recovery efforts from the 
previous flood. However, the community
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Housing

Prior to the Floods

Baseline information and data

The City of San Marcos, home to Texas State University (enrollment > 35,000) and a frequent tourist 
destination, has a very young demographic.  Data from the American Community Survey (ACS) Data 
2010 
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American, Asian, or 

http://www.huduser.org/portal/datasets/cp/chas/data_download_chas.html
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Increased risk of homelessness

Approximately 8% of all households with an annual income at or below 50% AMI have children six years 
old or younger. If we assume that the percent of households with children having a housing cost burden 
is similar to the population as a whole, then it can be estimated that 284 rental and 20 owner
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Conclusion
Across the City, the pre-flood housing needs in San Marcos centered around the lack of affordable 
housing 
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Figure 1 - Concentration of NFIP Claims May and October 
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Figure 2 
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FEMA Damage Assessment

One of the largest and most important tasks of disaster recovery is identifying, documenting, and 
reporting the costs of all damages incurred by the disaster event. Immediately following a disaster, 
resources are scarce and expediency and timeliness are critical. However, it is important to identify the 
impact of those damages to the City and its residents through: 
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same area, 136 housing units received no damage to the primary housing structure, or had damage well 
below the threshold to be considered in FEMA
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o Minor-Low: Less than $1,000 of FEMA-inspected personal property damage.
o Minor-High: $1,000 to $1,999 of FEMA-inspected personal property damage.
o Major-Low: $2,000 to $3,499 of FEMA-inspected personal property damage and/or 1 to 

4 feet of flooding on the first floor. 
o Major-High: $3,500 to $7,499 of FEMA-inspected personal property damage and/or 4 to 

6 feet of flooding on the first floor. 
o Severe: Greater than $7 ,500 of FEMA-inspected personal property damage or 

determined destroyed and/or 6 or more feet of flooding on the first floor. 

For rental properties, to meet the statutory requirement of "most impacted," homes are determined to 
have a high level of damage if they have damage of "major-low" or higher. That is, they have a FEMA 
personal property damage assessment of $2,000 or greater or flooding over 1 foot. Furthermore, 
landlords are presumed to have adequate insurance coverage unless the unit is occupied by a renter with 
income of $30,000 or less. Units occupied by a tenant with income less than $30,000 are used to 
calculate likely unmet needs for affordable rental housing. For those units occupied by tenants with 
incomes under $30,000, HUD estimates unmet needs as 75 percent of the estimated repair cost. 
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The chart below shows the latest comprehensive damage estimate for housing units within the most 
impacted area of San Marcos, and represents the basis for our unmet needs calculation.  Given that 
full costs to repair are not fully known at this time and that the majority of the impacted units are less 
than 50% damaged, it should be noted that the final costs may deviate significantly from this estimate.
Therefore, this number should be seen as the maximum cost to repair at this point in time.  Once firm 
costs to repair are determined, and additional NFIP payout information is included, this damage 
estimate will most likely change.

Damage Repair Estimate of Unmet Need - Blanco Gardens

Damage Type Damage 
%

Est. Cost to Repair
(as % of SBA average)

$

Blanco Gardens 
Units

#

Total Damage 
Estimate

$
None 0% $0.00 136 $0.00

Affected 25% $20,044.00 506 $10,142,264.00
Minor 50% $40,088.00 315 $12,627,720.00
Major 75% $60,132.00 180 $10,823,760.00

Severe 100% $80,176.00 109 $8,739,184.00
Total
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families under this CDBG-DR allocation.  Based upon the SBA data, the current cost to repair homes to a 
pre-flood state is approximately $80,176.  Once their level of damage has been accurately determined, 
the remaining need for these affected homeowners may be as high as $7,215,840.

While the City may choose to repair homes that are classified as 
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Housing Authority Assistance
United Way Contribution $70,000.00
Private Cash Donation $40,000.00
TML Flood Insurance (All Saints) $168,000.00

TOTAL $278,000.00

Therefore, based upon the original damage estimate of $1.3 Million, the Housing Authority still needs 
$1,022,000 to repair and rehabilitate the remainder of their impacted units. The Housing Authority has 
additional needs in the Infrastructure sector as well, and will be further detailed in those sections.

Other Sources of funds

Thanks to the generosity of many of the non-profit organizations that volunteered their time and 
assistance to victims of these floods, over 45 families have received over $183,000 of housing assistance.
The assistance provided to date has been for temporary shelter, damage repair and relocation.  Other 
agencies are still providing assistance to affected residents of San Marcos, and their funds will be 
calculated as they become known. 

Multiple non-profit organizations came to San Marcos and provided volunteers, food and other non-
housing related assistance.  While this help is certainly significant in assisting the citizens recover from 
the flood, it was not directed to address housing needs and therefore is not a part of the unmet needs 
calculation for housing.  

Displaced Households

Based upon information provided by the San Marcos Housing Authority, of the 100 families displaced 
from Housing Authority properties as a result of the two floods, 53 families have returned to their 
homes, 34 families have chosen not to return, 13 families have returned to other Housing Authority 
properties, and one family has transferred to the Housing Authority
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high maintenance costs of housing due to the age of the housing stock still exist, however the City 
cannot positively conclude that the floods contributed to a rise in homeless populations.

Hazard Mitigation Activities for Housing

One of the more prevalent needs related to housing is the ability to remove chances for repetitive loss.  
Even in these two floods, of the 1558 housing units damaged in the floods, FEMA and NFIP claim data 
indicates that 75 of them were damaged in both events, causing a repetitive loss situation that equaled 
$760,165 of repetitive payments.  Since the events were so close together in time, many residents were 
not able to elevate their home to come in compliance with Base Flood Elevation (BFE) regulations, nor 
were they able to secure Flood Insurance as required under the FEMA programs.  Subsequent to the 
flood events, the City is in the process of drafting and adopting new BFE regulations and revised the 
Flood Maps for the City. Consequently, the City needs to conduct additional research to find ways to 
reduce the possibility of future flood impacts. 

The City of San Marcos has investigated potential mitigation measures for the properties in the Blanco 
Gardens Area, the area most impacted by the Floods. The research provides recommendations 
regarding the relative benefit and cost of two options for flood mitigation to properties in an area 
generally described as 
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Hazard Mitigation needs * $14,900,000.00
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Infrastructure

The two floods combined accounted for $13,382,000 worth of estimated damages to vital City facilities 
and infrastructure.  The City has applied to FEMA for Public Assistance to cover the original outlay the 
City has had to make to cover these costs, and is anticipating that some of these damages will be 
covered and will be reimbursed.  These funds have been allocated as demonstrated below for the repair,
replacement, or restoration of disaster-damaged infrastructure as well as costs incurred for disaster 
clean-up or emergency actions taken to protect lives or property.  Immediately following the floods, City 
officials began the collection and analysis of the infrastructure data, understanding the need to expedite 
the review and get the information to FEMA in a timely manner.   The City is diligently following up on its
submission to FEMA and is continuing to submit information related to the October flood even as this 
Action Plan is being drafted.

The City, in conjunction with FEMA, is working to develop multiple Project Worksheets (PWs) to repair 
damages caused by the floods. Federal Declarations #4223 and #4245 were published May 29th and 
November 25th therefore allowing the process of recovery to begin in San Marcos.  As of June 1, 2016 a 
total of $6,769,827 has initially been identified by the City as needed in order to repair and/or replace 
disaster impacted facilities.  The Presidential decision that was set for this disaster included a 75 percent 
cost share therefore leaving 25 percent of all dollars ($1,642,456 to date) obligated to the City.

The estimated funds are identified in Categories A-G.  Each Category is represented by different 
functions within the program.  Categories A and B are considered Emergency Measures: Category A is 
specifically for Debris Removal and Category B is for Emergency Protective Measures. Categories C 
through G are for the Permanent Work groups.  Category C is defined for Roads and Bridges.  Category D
is for Water Control Facilities.  Category E addresses damages to Buildings, Contents, and Equipment.  
Category F is for all Utilities and Category G addresses Parks, Recreational and Other Facilities.  Out of 
the all of the eligible activities under the Infrastructure Category that the City has identified to date, 
there is approximately $1,642,456 left that the City has to fund.  This represents the amount not 
covered by insurance and anticipated FEMA payouts.  It should be noted that the figures in the 
Categories listed below are currently estimates (except where noted as funds being received), reflecting 
what the City has identified as costs incurred as a result of the floods.  Finalized FEMA Project 
Worksheets for both events have not been returned to the City as of June 30, 2016, therefore these 
numbers will need to be reevaluated once more hard data has been received.

It should be noted that much of the infrastructure unmet need within the City cannot be measured by 
utilizing FEMA requests for assistance as it is not related or directly attributable to literal damage to 
infrastructure, but rather a failure of existing infrastructure to prevent repetitive flooding and loss to 
housing stock. Improvements to the City
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Category A 
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Category D 
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Category F 
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Photo courtesy of Expressnews.com

FEMA Public Assistance Unmet Need

Due to the damages incurred from the flooding of 2015, the City of San Marcos needs approximately 
$1.8 million to restore and complete projects identified throughout the community that received direct 
damage from the flooding. The goals of these projects are to allow damaged buildings, parks, and other 
facilities to return to pre-flood conditions. To date, the City has received funding of approximately 
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$330,000 for these projects. A summary of the total damages (referred to as project cost), funding 
received (FEMA and others), and unmet needs is outlined in the table below.

Summary of Calculable FEMA PA Program Unmet Need

FEMA Public Assistance Category Project Cost FEMA PA Unmet Need

A - Debris Removal $212,323.00 $159,242.00 $53,081.00
B - Emergency Protective Measures $439,950.00 $329,962.00 $109,988.00
C - Road Systems and Bridges $1,909,785.00 $1,432,338.00 $477,447.00
D - Water Control Facilities $572,650.00 $429,487.00 $143,163.00
E - Buildings, Contents, and Equipment $823,000.00 $617,250.00 $205,750.00
F - Utilities $1,371,719.00 $878,789.00 $492,930.00
G - Parks, Recreation and Other Facilities $1,440,400.00 $1,080,300.00 $360,100.00

Total $6,769,827.00 $4,927,368.00 $1,842,459.00

Hazard Mitigation/Resilient Critical Infrastructure Activities for Infrastructure

As noted in the Housing section above, the City of San Marcos is determined to address the conditions 
that have allowed for repetitive losses due to flooding.  Not only have there been these two events 
within six months of each other, but in the last 20 years there have been multiple flooding events that 
have caused loss within the City.  Residents of the City have increasingly indicated to the City Council 
and other leaders that they want the infrastructure improved to prevent this ongoing occurrence.  
Additionally, research indicates that had the infrastructure prior to these events been of a sufficient and 
appropriate nature, much of the damage to homes and businesses could have been alleviated or 
mitigated.  Therefore, it is the opinion of the City leaders that much of the damage to Housing was 
exacerbated by a failure of the infrastructure in place, and to stop this from happening in the future, the 
City must invest its Recovery money in upgrades to its Infrastructure system.  City leaders have 
identified multiple activities under each Category from above that could result in an improvement in the 
resiliency and sustainability of the City of San Marcos in the face of future floods and other events.  The 
additional Hazard Mitigation and Emergency Preparedness activity costs are enumerated in the table 
below.

City staff has also been working on options to reduce the floodwater overflow into the Blanco Gardens 
area in addition to the overflow channel and upstream detention being analyzed by the Army Corps of 
���v�P�]�v�����Œ�•�X����The Federal Register prohibits the utilization of more than $250,000 towards Army Corps 
projects.  In order to fully flesh out the additional hazard mitigation projects that will help reduce 
repetitive losses, the City will likely reserve the maximum HUD allowed allocation for Planning.  Using 
these funds to amend the City�[s Hazard Mitigation plan, whether stand alone or as part of a larger 
Comprehensive Plan update, will provide the City with a perfect opportunity to fully evaluate the costs 
and benefits of multiple alternatives, and then choose the projects that best accomplish the goals of this 
�����š�]�}�v���W�o���v�X�����/�v���}�Œ�‰�}�Œ���š�]�v�P���š�Z���•�����š�Ç�‰���•���}�(�������š�]�À�]�š�]���•���]�v�š�}���š�Z�]�•���E�������•�����•�•���•�•�u���v�š���Á�]�o�o�����������Œ�}�µ�P�Z�o�Ç���¨�ñ�ì��
million to the overall need total.  It should be noted, however, that many of these activities and projects 
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are inter-related, and therefore will have an overlapping of cost and potentially benefit.  Therefore, once
all potential projects are vetted as the City enters its implementation phase, this cost may go down as 
activities are combined or streamlined for efficiency and to remove potential duplications of effort.

The activities represented by these numbers include such possible projects as drainage improvements, 
early warning system upgrades, investment in emergency preparedness technology upgrades, 
construction of road closure systems and much more.  This Needs Assessment does not recommend any 
specific project, however as the Action Plan moves forward into implementation, the City will begin 
conducting Benefit/Cost Analysis studies on many potential projects and then selecting those that 
perform the best and have the greatest impact on the health, safety and overall welfare of the citizens 
of San Marcos.  As has been noted before, given the location of the majority of the flooding, any future 
infrastructure project would directly benefit the LMI population that HUD requires as a part of the 
CDBG-DR funding.

Infrastructure Categories Additional Hazard Mitigation needs
A - Debris Removal  $                       -
B - Emergency Protective Measures  $                                          150,000.00
C - Road Systems and Bridges  $                                       1,820,000.00
D - Water Control Facilities  $                                     76,290,000.00
E - Buildings, Contents, and Equipment  $                                       1,760,000.00
F - Utilities  $                                       1,125,000.00
G - Parks, Recreation and Other Facilities  $                                          100,000.00
Hazard Mitigation  $                                          425,000.00

Total  $                                         81,670,000.00

Conclusion and Summary of Unmet Need for Infrastructure

The Chart below summarizes the City
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While the commercial and economic sectors of San Marcos experienced damage and loss as a result of 
the two Flood Events, current data leads us to believe that the impacts, as well as the eventual recovery 
needs, are not as steep as those in the Housing and Infrastructure sectors. Most businesses in the flood 
path were covered by insurance, and anecdotal evidence gained from multiple business surveys and 
damage assessment 
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Additional Hazard Mitigation activities

As has been mentioned in each of the above sections, Hazard Mitigation activities will need to be 
undertaken in nearly all sectors of San Marcos to ensure that the losses incurred by these floods, and 
the multitude of floods that have inundated the area over the last 20 years, do not continue to occur.  
While some activities are currently being researched and vetted, the City knows that many more 
projects will be required in order to keep the City of San Marcos safe over the upcoming years.  To that 
end, the City will most likely engage in multiple planning activities, both internally and as part of the 
greater region that includes Austin and San Antonio, to determine what Hazard Mitigation projects will 
be required.  It is anticipated that the City will complete a new Comprehensive Plan that includes a 
detailed and specific Hazard Mitigation Plan, complete with implementation schedules and projects.  
The cost for these activities is unknown at this time, but the City anticipates allocating a portion of its 
CDBG-DR funds for the planning necessary, as well as to early infrastructure projects that are cost 
beneficial and reduce the potential for loss in the LMI populations that HUD expects us to serve.

Final Unmet Needs Summary and Application to the Action Plan

Just over a year into the recovery process following the first of the 2015 floods, the City of San Marcos is 
steadily making progress in defining its need and the activities that we will need to continue making our 
community whole.  Unfortunately, given the nature of all disaster recovery efforts, fully defined and 
enumerated need requirements will not be completely known even once the CDBG-DR funds are 
expended and the citizens feel that they are whole again.  This estimate is simply that, and should be 
used to guide the direction of funds under this Action Plan, but not accepted as final fact.  The City will 
continue to refine the data listed throughout this Needs Assessment and will take action to address 
additional needs as they come up.   The chart below details the current Unmet Need estimate for the 
City of San Marcos.

Total Unmet Need
Category Amount

Housing  $                33,064,838.00
Infrastructure  $                83,512,459.00
Economic Development  $                                     -
Hazard Mitigation (unknown)  $                                     -

Total Unmet Need  $             116,577,297.00

The City anticipates that this number will grow as the Action Plan is finalized and moves into 
implementation, specifically in the infrastructure and hazard mitigation categories.  The Hazard 
Mitigation category alone will significantly increase as we begin to propose projects that will help 
eliminate or reduce repetitive losses and will improve the long-term sustainability of our City.  As noted 
in the introduction to this Needs Assessment, the current allocation of CDBG-DR funds, $25,080,000, is 
well below the amount necessary to resolve the need for a long term flooding solution for everyone 
affected by these floods.  However, these funds are not provided to the City to solve every problem:  
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they represent an effort by HUD to assist San Marcos in initiating long term recovery, and getting the 
ball rolling.  During implementation of these activities, the City will need to continue to seek ways to 
leverage these funds against other grants, General Funds and other sources to further extend the use of 
this very limited resource.

The remainder of this Action Plan will enumerate the potential programs that the City will create under 
the Housing and Infrastructure categories, focusing primarily on activities that will repair still damaged 
houses within the City


